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The following Livable Commumnities case study focuses on the
revitalization of a commercial arterial through the use of
strectscape enhancements and urban design recommendations.
Maore specifically, the case study addresses how 1o handle the
ransformation of & large thoroughfare historically dominated
by industrial truck traffic into a mixed-use boulevard that
contributes to the overall structure and vitality of the City,

ExisTing CONDITIONS

The City of Pico Rivera has a population of 59,177 and covers
a total land area of 8.4 square miles. The City is bounded to
the west by a flood control district, and-to the cast by Interstate
Route 605, This study focuses on Washington Boulevard, a
major thoroughfare comprised of a wide range of uses includ-
ing single and multi-family residential, large and small-scale
sirip commercial, and a large area of former industrial land.

Washington Boulevard is cne of two major east-west routes
that cross the City, the other being Whittier Boulevard,
Whittier Boulevard functions as the City's major downtown
commercial corrider, while Washington has long been domi-
nated by a single industrial use, most recently the Northrop
Grumman Corporation. For mest of its length, the roadway
itself has 3 lanes in each direction and a center turn lane. The
major intersections along Washington Boulevard occur at the
cross streets of Paramount, Rosemead, and Passons Boule-
vards.

The Gateway iy af Fico Rivera

The intersection of Washington and ParamouniBoulevards has
a business-industrial character, defined by the Northrop
Grumman site to the east and other manufacturing wses limng
Paramount to the south, with some mixed multi-family resi-
dential and commercial on the north side of Washington
Boulevard. Strip commercial and parking areas on the north
cide of the street dominate the Washington-Rosemead intersec-
tion, with the Northrop Grumman site on the southwest corner
and a housing development in progress to the southeast. The
Washingion-Passons intersection lies in an ared gurrounded by
. : single-famnily homes, with gas stations sited on thres of its four
Pico Rivera 't chic complex. corners. A supermarket occupies the fourth, All three cross
streets pass through residential areas to the north, which
dominate the urban fabric between Washington and Whittier
Boulevards. :
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Morthrap Grummean si
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The parcel known as the Northrop Grumman gite, on Wash-
ington Boulevard between Paramount and Rosemead Boule-
vard, plays a major role in the future of the corrider, The
decline of the serospace industry has hit Pico Rivera particu-
larly bard, and the median income of Pico Rivera has dropped
well below that of the county and state. A large percentage of
the City’s workforce was at one time generated directly or
indirectly by the activities of Northrop Grumman, and at 115
peak the Northrop Corporation emploved over 12,000 persons
ai its Pico Rivera location, but cutbacks in Federal Govern-
ment orders for the B-2 stealth bomber, the plant’s most recent
project, have forced the facility’s closure. The resulting parcel
of two hundred thirty five developable acres is a rarity for Los
Angeles County, and represents a unique opportunity for the
Pico Rivera

City Imitialives

In 1983, the boundaries of the Pico Rivera Redevelopment
Project Area were amended to include the Northrop Grumman
site on Washington Boulevard between Paramount and Rose-
mead Boulevard. The new houndary also encompassed several
properties at the intersection of Washington and Rosemead.

The southeast cormer of Washington and Rosemead Boulevard
was the subject of the Specific Plan 301 of February 19946,
This plan allowed High Density Residential designation for
this property in support of a proposed development of single-
family with a senior housing component. The first phase of
this development (the single-family component), located
scuth of Camdale Terrace, has been completed. The second
phase, a senior housing complex, is scheduled to begin
construction at some future date.

The Rancho de Bartolo Specific Plan, of December 1997,
proposes four development scenarios for the Northrop
Grumman site. These alternatives include manufacturing
retention, a8 mega-mall, a theme park, and mixed-use
development, The plan recommends a phased development
plan that is targeted towards a cluster of busines ses and
tenants that will be effective in creating jobs and generating
tax revenue. In April 1999, the City issued permits for the
aouthern 40 acres of the Northrop Grumman site for industrial
development, and constriction i3 nearing completion.

Clapewsy Cities Council o Govemments Page 62



Legend
B Vacant or Usdenstilozed S
3 Soenewhat Underuiilized

I e

a. ProposedPlansed Residentia

k. Proposed Planned Gas Siatia

Vacant and Vulnerable Sites : — O

Gratewny Cities Couneil of Governmen

Livable Commumities - Pico Bivera Case Stsdy




DRAFT

Sirip mail and auto-eriented retail mlowg Momeer Soulsvard

Awto-fdrving suriocer im the profect area.

= —_r

LUrban Derign Context

Currently, the uses along Washington Boulevard vary as one
moves along the cormdor, Moving eastward along Washingion,
the character of the roadway shifts from one that is heavily
industrial, to commercial, and finally to residential, Several
compeling factors are at work influencing the character of the
thoroughfare, Incoming retail and commercial uses have
pushed residential away from the street in some areas. High
speeds and heavy truck traffic have resulted in residential uses
that are isolated from Washington Boulevard by buffers or
building orientation. The decline of manufacturing in the
region, as evidenced by its impact on the local employment rate
and the specific loss of Northrop Grumman, has resulted in
vacant and underutilized parcels along or edjacent to the
corridar.

The commercial land uses along Washington Boulevard are
primarily auto-oriented, Many of the retail uses along Washing-
ton Boulevard are struggling: several “for lease™ signs were
noted in smaller storefronts, and thers are several vacant 1o1s in
addition to the Northrop Grumman parcel.

Washington Boulevard’s location and its role in the regional
transportation system suggests that it will remain a major
trucking course, despite the decline in manufactaring. How-
ever, there is no longer a high volume of traffic accessing the
Morthrop Gruminan site, and local traffic destined for other
industrial areas 1o the west of Paramount Boulevard has
decreased as well.

The streetscape of Washington Boulevard is not well defined
and lacks pedestrian amenuities, Large expanses of parking
areas and uninterrupted paving isolate buildings from the
street, and in some locations the right-of-way exceeds 100 feet.
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Altheugh plantings are utilized as buffers alongside some of
the residential neighborhoods strest trees and other land-
scape plantings are [imited. There are no significant build-
ings or architectural elements along the corridor to give it
any kind of defining character. There is no street furniture
except for benches at bus stops, and the “cobra head”
streetlights are functional but lack aesthetic appeal. Most of
the existing sidewalks are unprotected from traffic lanes and
in some cases are as parrow as six feet. There are few
services a pedestrian would want to access on foot and
without the type of retail attractors that provide incentive for
walking, design improvements alone would not be sufficient
to enhance the pedestrian experience along this comidor. A
diverse mix of uses, including residential, offices and
supporting retail, would be neaded 1o encourage pedestrian
activity.
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The existing conditions of vulnerability to change along
Washington Boulevard presents an opportunity to create a
street type that supports the uses along its edges. Through
design guidelines that govern setbacks, specify landscape
elements and enhance the pedestrian realm along the
corridor, the City of Pico Rivera can create standards that
ensure that the streetscape type and the land use along the
corridor are properly matched. One recommendation for
improvement of the strestscape along the corridor is the
conversion of the middle lane to a planted median (in those
locations where the lane is not required for tuming). The
planting of a single row of street trees would provide a
consistent element that unites the different street types that
exist along the cormridor.

Other recommendations that will help to strengthen
Washington Boulevard include the development of a
commercial node that serves the local community st the
intersection of Rosemead and Washington Boulevards, and
gateway elements will help to define the corridor-
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+Buffer future industrial develop-

ment from the street with additional

planting zones and architectural

design guidelines that address the

street.

s [ntegrate the new development on -
the Northrop Grumman site with
the rest of the corridor by braaking
lis scale down into walkable
blocks, particularly at fts perimeter
along Washington and Rosemead
Boulevards. a1
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Transit stops along Pioaeer can be developed to
became pleasant wailing places.

The reuse of the former Northrop Grumman fabrication
facility will have a strong effect on the character of Wash-
ington Boulevard. Although the Rancho de Bartolo Specific
Plan considers several use possibilities, three of the four
options recommend that commercial, institutional or office
elements be sited at Washington Boulevard. It is therefore
likely that, regardless of what occurs in the remainder of the
site. the street edge will be dedicated towards uses of this
character, This presents an opportunity to create a streetfront
character that is reflective of Pico Rivera’s new ECONOMIC
direction. In the wake of declining manufacturing options,
business, office and light industrial activities are among
those that could be supported in Pico Rivera, Both the uses
proposed and the forms they take will have a strong effect
an the sireetscape of Washington Boulevard, and should be
viewed as an opportunity 1o positively impact the visual
character of Pico Rivera along this corridor.

Design guidelines can positively influence the streetscape at
the Northrop Grumman site as it is developed, Specific
sethack requirements for any new construction would
introduce building frontage along the corridor and encourags
parking at the rear of new buildings. An additional lane
dedicated to drop-off traffic in front of new entrances would
also foster strest activity. Existing transit can be supported
through the redesign of existing bus stops, currently identi-
fied only by signage in front of the Morthrop Grumman site.
These transit stops could become special places along the
sidewalk that contribute to the streetscape, offering shade
and shelter with landscaping and street farniture.

Development guidelines should also address block structure
on the Northrop Grumman site to ensure that its scale 15
broken down to be contiguous with the existing pattern of
the comridor. The Rancho de Bartolo Specific Plan breaks
the parcel into & sub-arcas along an internal road structure,
but it is recommended that controls be put in place so that
each sub-area supports a finer grain patern of development.
A pedestrian scale development cenfiguration should be
conrdinated with the streetscape along the edge of
Washington Boulevard to create & revitalized street cormidor
that supports the diverse range of uscs that ling it-
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Industrial/Commercial Street Type - Section 'A’

0 12 sidewalks planted with siresd trees 50" an center creste O Wke lanes reinforce the pedestrinn character
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0  Access rond provides drop-off and on-siveet parking to Serve 6W O 1§ median planted with street trees and groond cover gives
mized use developoeent at the Washington Boulevard edpe of the street a "parkway" characier, and ooifies the diverss
the Northrup Grumman site. Orther development, such as lrestscape types along the corridor.
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Washington Boulevard - Proposed Street Type 'A’
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*Encourage commercial development
thaf fronts the street and is not
isolated by large expanses of park-

ing.

* Develop the intersection of
Resemead Boulevard and Wash-
ington Boulevard as an attractive
commercial activity center and city
crossroads with a lively mix of
wses such as retail, housing and
public space.

Infill reran! con give fife fo @ currently undgrdeveloped
SEFERISCITDR

There are various forms of retail along the central stretch of
Washington Boulevard, particularly at its intersection with
Rosemead Boulevard. These range from big box-type uses
such as “Big K" e smaller strip-tvpe development. These
uses generally maintain a setback dedicated 1o parking
which in some instances extends up to 200 feet in depth. The
commercial uses are dispersed elong the corrider, which add
additional disincentive for patrons from moving on foot
berween them, s0 egch individual location must sttract its
own customers and provide its own parking. The mare
accessible downtown stretch of Whittier Boulevard provides
residents of Pico Rivera with a concentration of shops, By
providing a similar experience, where high quality retail is
clustered tightly together to facilitate walking between
shops, Washington Boulevard can be repositioned to amtract
2 larger share of the region’s shopping dollars.

To create a tightly clustered yet highly visible retail node,
infill commercial buildings must line the street edge of
Washington Boulevard . This would serve two purposes:
one, it would bring the retail element directly up to the
sidewalk, encouraging walking between retail destinations
and drawing customers into shops that may not have been .
their original destination; and two, new liner buildings along
the street would shield the large parking lots from view and
reduce their impact on the visual character of Washington
Boulevard. In particular, the intersection of Rosemead
Boulevard and Washington Boulevard could be developed as
an attractive commercial activity center and city crossroads
with a lively mix of uses such as retail, housing and open
space. By attracting complementary uses that ¢an share
patrons and parking, the new retail can serve the nearby
residential communities as well as the new deve lopment that
will occur on the Northrop Grumman site, Also the creation
of a “vital center” will help attract job-creating investment
to teh NorthropGrumman site.
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Retail Street Type - Section 'R’
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- Washington Boulevard - Proposed Street Type ‘B
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«Create street tree and landscape
buffers along Washington Boule-
vard that protect pedestrians and
adjacent land uses from the effects
of heavy truck traffic.

= Install new lighting at a pedestrian
scale to Improve the walking and
biking experience along Washing-
ton Boulevard.

Sergetscape improvements can improve the chardcier af
residerdial gecess roads along Ploneer Boulevard

The residential areas that line portions of Washington
Boulevard, particularly along its eastern end, have very little
relationship to the arterial. Over time, residences have gither
turned away from the activity of the street, or have utilized
stratepies such as buffers and walls to disconnect themselves
from Washington Boulevard, Creating " resident ial
boulevard™ character along the areas of the corridor with
high concentrations of homes will reclaim those portions of
the thoroughfare for the existing neighborhoods. In many of
the residential areas, the outermost lane of Washington
Boulevard exists as a residential street that provides access
to the homes. Through additional landscaping and buffering
from the teaffic lanes of Washington Boulevard, this access
road will be given a new character that simultane ously
supports multiple activities suited to a residential
neighhorhood, such as walking, biking, parking and low-
speed Jocal traffic. A line of new street troes alon g the
median edge of Washington Boulevard would reduce glare
and apparent expanse of pavement, while adding the
dappled shade and shadow typically associated with
residential thoroghfares. Other strategies, such as dedicating
eight feet of the teventy-three-foot access lane to parallel
parking and educing speed limits , will also make the
separate access areas more suitable for other, non-auto-
oriented uses. Implementation of these improvements along
the residential portions of Washington Boulevard will serve
to extend the best features already in place and put the high
quality of the neighborhoods on display along the arterial
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Residential Street Type - Section 'C"

= Residemtinl street trees and leodyesping abong O  Additional reet trees along Washisgton Boulevard
eaiating residential dcctes roddy huffer homes bulter side street-fhcing revdemast fros
from tradfic of ‘Washisgton Boylivard, amd Firts nodse and trafe.
previde p mew “freat yurd™ Dor the residences.
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- Washington Boulevard - Proposed Street Type 'C'
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